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To: City of St. Louis Planning Commission
From: Don Roe ExecutiveDirector
Subject: Submittal of Resolution for Recommendation of Zoning District Mapndmentor

Central West End ForsBased District CWE FBD) overlayzoningdistrict (Rezoningoy
Petition) -- City Block 3914(4117RWest PineBlvd.)

Date: April 9, 2018

Summary

Submittal: Proposed amendmentof the Zoning T INCT L L SE IV TR TN o
District Mapds Centr al WBasdd |ap = o
District (CWE FBD) overlay zoning district by
petition for Planning Commission review and
recommendation.

Site: 0.12acre site, consisting of darel -- 4117R
West Pine Blvd-- locatednearthe northwest corner
of N. Sarah St. and West Pine Blvih the Central
West Endheighborhood

Proposal: Changing theapplicable zoning of the
subjectparcel-- which is located in the CWE FBD,
an overlay zoningdistrict establishec years ago-
from the Neighborhood Generalype 1 (NGT1)
zone to the Neighborhood Center Type (NCT1) :
zone. o

054919‘0_',‘ S
|

g5 T
85 i 13 ,
Land Use The parel is currently a vacant lofThe O w0 760 Cay 5 Nedms T H o= L
“ﬂ— P RN 57 .:‘ A 7

petitioner is propsing to consolidate theubject it . gy

parcelwith 3 adjacent parcels 4101 West Pine Blvd., 215 N. Sarah St. and 21'N. Sarah St—- WhICh are
currently zmed Neighborhood Center Type MNGT1), into a singlelarge parcel. The consolidation would
facilitate theconstruction ofa $ million townhomedevelopmentproject consisting of13 for-sale units and
relatedoff-street parking space$he petitioned s p r oopsolislatiah ofahe 4arcelsinto a singleparcel
would result in thedevelopmensiteh avi ng 2 di fferent zones i NGTLdne
NCT1 -- which is not permittedinder Ordinance 69408 rezoningof the subject parceto the Neighborhood
Center Type 1 NCT1) zonewould allbw for the proposedhew constructiordevelopmentproject to be in
compliance with the provisions of the Zoning Cpdéhough 1 or more variances nalgobe required

Petitioner: 4101 West Pine LLG~hich owns the subject parcel, as well as the 3 adjacent parcels.

C WE



Support Letter: Submitted byAlderman JosepB. Roddy(17th Ward)

Recommended Action

That the Planning Commission finds the petition forghaposed @ning District Map amendmerfor oneparcel
located inCity Block 3914and within the Central West End FoBased Districf CWE FBD) -- 4117RWest
Pine Blvd -- to bein conformity withtheCi t y6s St r at e @ndeecommendsd apprevalto thé a n
Citybés Board of Al der men.

1.0 Background

1 Therezoning site ansists of aingleparcel-- 4117RWest PineBlvd. -- thatis approximately 0.12cres
in size It is locatednear the northwst corner ofN. Sarah StandWest Pine Blvd. in the Central West
Endneighborhood al t hough it d oedwostieets. Theacefacesantedswest aley t h e
located between Lindell Blvéand West Pine Blvd., and is located at the rear of a separate parcel, 4111
West Pine BlvdThe parcel is located adjacent to the West-Radede Historic District, which is listed
on the Natnal Register of Historic PlaceEhe parcels currently a vacant loPhotos ofthe rezoning
steare included in Exhibit AEO.

1 The parcdds under | yi ng AzZdn i Mufamitl ipddling District. It & also zoned
Neighborhood General Type(NGT1) underan overlayzoningdistrict established by the Central West
End FormBased District(CWE FBD) t he Ci t ybésed ditrictr Bhe CWEo FBDwas
established by Ordance 6940@&ndbeame effective on April 1, 2012 form-baseddistrictis intended
to enhance the vibrancy and atmosphere of a neighborhood or commercial corridor by providing a
cohesive urban form d@ncharacter. The CWE FBD regulatasilding permits for new construction and
building additionsin a portion of the Central Vge End neighborhood generally bounded by Lindell
Blvd., Vandeventer Ave., Forest Park Ave. and Kingshighway BA\mbroval of the rezoning would
result in the amendment of the legal descriptions and Zoning District Map in Ordinance 69406, which
establishedhe CWE FBD.Note that the proposed rezonimguld not affect the underlying zoning
district. In other words, the existirfig E zZbning district for the parcel would remain the same.

1 The petitioners proposing to consolidate the subject pandti threeadjacent parcels- 4101West Pine
Blvd., 215 N. Sarah St. and 2P71 N. Sarah S#101 West Pine Blvd- into a single large parced101
West Pine Blvdis a large parcel thatis ur r ent | y a v ac awellmaintained greed t h o L
space 215 N. Sarah St. and 21Z1 N. Sarah St. are small parcels that are currently being used as a
surface parking lot for construction workers and perhaps ofhibese threadjacent parcels are currently
designated aa Neighborhood Center Type NCT1) zoneunder the CWE FBDoverlayzoningdistrict
The consolidation would facilitate the construction ofs@million townhome developmenproject
consisting of 13or-sale units and relateaff-street parking spacegehicular access to the development
project would befrom the eastvest alley located between Lindell Blvd. and West Pine BlVtie
existing street closure of West Pine Blvd. at Sarah St. would reflaédevelopment project would
include amenities,sudas an AEco Driveodo that woul d.Asieplane 10
and initial renderings of the proposed developmemject will be presented at the April 11, 2018
Planning Commission meetinghe petitioner will be presenting its propdsgevelopment project at the
West Pine Laclede Neighborhood Association meetingpm 10, 2018.

T The petit i opareectcahslidagionaf fheofgueparcels into a single large pargabuld result in
the development siteaving twodifferent zonesintheCWE FBDO s Re g NGTAdndNCgl- Pl an
- which is not permitted nder Ordinance 6940& rezoningof the subject parcel to thHCT1 zone
would allow for the proposediew constructiondevelopment projecto be in compliance with the
provisions of the Zoning Qte, although one or more variances nadgobe required



1 The amendment proposebBanging thesubjectparcel from theNeighborhood General Type NGTI)
zone to theNeighborhood Center Type NCT1) zone As Ex hi bi t moStAobthesntedow s |,
parcels for the area bounded bydell Blvd., Sarah St., Forest Park Ave. and Boyle Ave. are zoned
NGT1, while most of the parcels facing Sarah Stfrom Lindell Blvd. to Forest Park Ave: are zoned
NCTL

1 The following is a briesummary of a fevkey regulations for the NGT1 and NCT1 zones:

0 TheNGTlzonebs i ntent statement fseduiate thesphysidalddrm t h e
of the Neighborhood General Type 1 areas in ordeprserve and enhance the integrity and
guality of this primarily singleunit, duplex, triplex, fourplex and rowhouse residential area of the
neighborhood. The area is designed to provide for sensitive and respectful infill development
which allows for the variety of building types and forms, draht yards found in the
nei ghb oltshuseorebuiréments call foreRidential on both thergund floor and upper
floor(s), and aninimum building heighof 2 stories and maximumbuilding height of 3 stories.

0 TheNCTlzoneds intent statement fArdulatetbesNeighbosghbodt h e
Center Type 1 areas which are typically neighborhood retail centers in ordesttblish,
preserve or enhance the vibrant, pedestrian oriented character of thesablgatieighborhood
main streets. The physical form of the buildings are regulated while allowing flexibility in use.
The area is designed to provide convenient shopping and servicing establishments for persons
residing in the neighborhood, so long as sudeaiare compatible with adjacent residential
u s e Iss.use requiremestcall for Rimary Retail on the ground floor anOffice or Residential
on the upper floor(sfpr parcels facing Sarah Sand aminimumbuilding height of 3 stories and
a maximum building height of 6 storiedor parcels facing Sarah .SThe NCT1 z one & s
requirement for Primary Retail usedong Sarah St. was establishedriduce pedestrian traffic
and strengthen a flagling commercial districtcorridor along Sarah St. that would sethe
increasing number of residenstudentsand employees dhe eastern end of the Central West
End neighborhood.

1 However,he petitioner believes that t he dmySalalogt.ment
in order tomakethe requirement oPrimary Retail usesontheui | di ngdés gr othug f | o
even if theproposedezoning is approved, a varianitcem this regulatiormay alsobe requiredUpon a
more detailedeview of the site plan, additional variances ralap be required.

1 The petitioner is4101 West Pine LLC, which owns the subject parcel, as well as the three adjacent
parcel s. The firmds principals i ncl udaad Michaglt i n |
Gingrich, Managing Partner of Atrium BpertiesThe firmdéds principals focu
infill and mixeduse projects in established and emerging neighborhesadh as the Central West End
and Forest Park Southeagt current example is 4101 Laclede Luxury Residen@esmixeduse
developmentproject,locatedone block away at the northwest corneNofSarah St. and West Pine Blvd.

The development projeet currently under construction includes 54townhomes and condominiums
and grounefloor commercial uses.

1 Thesite is located in &astgrowing, transitionaimixedusearea. Real estate marketdes that impact the
area include the desirability of the Central West End neighborhood, the proximity of Saint Louis
Universityand theCORTEX InnovationDistrict, goodpublic transportation (including new MetroLink
statior), and a decline in the industrial markiet.addition to the three adjacent parcet§jaeent useare
quite varied-- including residential uses (from singfamily buildings to apartment and condioim
buildings), commercial usesjixeduse buildingslight industrial uses andgacant bts. Notable properties
includeamixeduse buil ding that once housed the St. Lo
Blvd.; The Hampton Condo, a 46it building, 4111 West Pine Blvd.; the previoussferenced 4101
Laclede Luxury Residences, a mixese building currently under constructjahe northwest corner of
Sarah St. and Laclede Ayéhe Dorris Lofts condominium complex, the southwest corner of Sairah



and Laclede Ave.; the 6 North mixede building, the northeast corner of Sarah St. and Laclede Ave.;
West Pine Lofts, a very large apartment compile&,southeast corner of Sarah St. and West Pine;Blvd.
the Melrose Apartmentsa 3CQunit building, the northeast corner of Sarah St. and West Pine Bind.;

The Fremont Apartments, a sev&ory apartment building, the southeast corner of Sarah St. and Lindell
Blvd. Photos ofadjacent propertiesre included n Ex Wi.bi t AE

1 Inits petition(seeE x h i b)), the patBner states as itSrounds & r P e ttoi consotidate pattels
for developmernt.

1 Mary Hart Burton, h e  C ZaniggbAsiministrator citesin the attached lettgiseeE x h i @) that 0
fiGiven that theproposed developmeptovides additioal new housing options; that Ibgzoningsubject
propertywould bring it into conformitywith the Zoning Code;and that good zoning practices work
toward the elimination of improper zoning designations, there is a basidigstd that éessrestrictive
zoning classification would be appropriate and would enhancedhe gr a | wel fare of
further statestha t : Ailt is the r ecommstator thatitheubjectophrcetirhGity Zo n i
Block 3914(4117RWest Pine Boulevajderezonedo the Neighborhood Center Typedneod

1 The proposed rezoning is supporteddglerman Joseph D. Roddy (17th Warf)See Ex hThei t A |
petitioner will be presenting its proposed development project at the West Rileeld&eighborhood
Association meeting on April 10, 2018.

2.0 Comments

PDA staff has reviewed the proposed amendment.
of the Zoning District Map for onparcel located |
at 4117R West Pine Blvd.and recommends}
approva of the rezoning tothe Neighborhood |
Center Type 1 NCT1) zone. This
recommendation is based on the reasons cite:
t he Zoning Ad i @ands the
proposed cooerzfoomrimigtdys w
Strategic Land Use Plan

The Strategic Land Use Pladesignates thej
rezoning site as a Neighborhood Preservatic|
Area (NRA). The three adjacent parcels that ma|
up the remainder of thedevelopmentsite are |-
designated as a Specialty Mixed Use Ar}
(SMUA).

The NPAStrategic Land Use Category is define:
as:fAreas where the existing housing and corr
commercial building stock will be preserved ar
augmented with infill residential and corne
commercial development physically integrat
with, and primarily serving the immediatstrategic Land Use Categories

neighborhOOd. These areas ge”ma:onSiSt Of [T Neighborhood Preservation Area [ |Business/Industrial Preservation Area

. . . . . Neighborhood Development Area - Business/Industrial Development Area
stable residential areas of the Clty, |nC|Ud|ng b@Neighborhood Commercial Area [[[[I[] institutional Preservation and Development Area
nOt I|m|ted tO hiStOfiC diStriCtS Where thé | Regional Commercial Area m&ecialty Mixed Use Area

A o &= =] Recreational and Open Space Preservation — = Opportunity Area
character of the neighborhood is currently well
preserved with relatively few vacant lots and abandoned buildings. The Plan contemplate®ed@rtiservation

and improvement, with quality rehabilitation and infill new construction that is sensitive to the character of




existing residences. Commercial and institutional uses catering to the immediate needs of the neighborhood are
acceptable and rédct the traditional role such activity has played in the history of thecCity.

The rezoning site- currently a vacant lot and the three adjacent parcelgurrently a vacant lot and a surface
parking lot-- which together make up the developmeng,sitre undeutilized propertiesn a fastgrowing area

The proposed rezoningould facilitate the constructioof a townhome development project, consisting ofdt3

saleunits and relatedff-street parking spacealthough no groundloor commercialises are included as part of

the development project which may result irnthe petitioner requirnga  var i ance from the
Adjustment-- the infill development would provida transitionbetween the highetensity, mixeelse buildings
locatedeast of Sarah St. and the lovdemsity, more stie residential areas located stef the rezoning site

along West Pine Blvdin the West PineLaclede Historic DistrictThe addition of new residentsom the 13
townhomeswvould also help to increase pasti&anactivity andstrengthen theommercial district along Sarah St.
Thustheproposed e zoning is in conformity with the Cityds S

2.1 Public Input

TheBoar d of Aousihg, Uthanrmésign and Zoning (HUDZ) i@mitteewill conduct a public
hearing as part of the legislatipeocess.

2.2 Previous Commission Action

At its October 10, 2012 meeting, the Planning Commission recommended approval of the Central West End
FormBased District (CWE FBD), raoverlay zoning district that regulateduilding permits for new
construction and building additions in a portion of the Central West End neighborhood generally bounded
by Lindell Blvd., Vandeventer Ave., Forest Park Ave. and Kingshighway Blvd. The CWE FBD was
approved byOrdinance 69406 on February 21, 2013 and became effective on April 1, 2013.

2.3 Requested Action

Section 26.92.010 of the City of St. Louis Revised Code requires that any amendment or change in the
boundaries or regulations of the Zoning Code shalhiteted by motion of the Planning Commission or

by the filing of a petition with the Zoning Administrator by the owner or owners of the property within the
district.

City of St. Louis Ordinance # 64687, Section 8, -Babagraph 1 states that the PlagrCommission shall
be the officid planning agency for the Citjt shall also be the zoning commission for the City and perform
all functions required by applicable state law to be performexdraynicipal zoning commission.

City of St. Louis Ordinancé64687, Section 8, Subaragraph 4 states that the Planning Commission shall
recommend changes in the zoning ordinances and zoning dmeaus to the Board of Aldermeilo
ordinance changing the zoning ordinances and zoning district maps shall bed aulaptéhe negative
recommendation of the Planning Commission, unless approved by a majority votenefrders of the
Board of Aldermae.

Requested Recommendation

That the Planning Commission finds the petition for the proposed Zoning District Map amendment for one parcel
located in City Block 3914 and within the Central West End FBased District (CWE FBD)- 4117R West

Pine Blvd.-- to be in conformity withtheCi t y6s St r at e gi cecommendd apprevelto thé an a
Citybés Board of Al der men.




NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION
AS FOLLOWS:

1.

The petition for the amendment of tl®ning District Map (to the Neighborhood Center Typeg(NICT1)
zong for oneparcel(known as4117RWest Pine Blvd.locatedin City Block 3914is herebyfound tobe
inconformitywt h t he City dsePBimrategic Land

The petition for the amendment of the Zoning District M@ptheNeighborhood Center Type NCT1)
zong for one parcel (known ag117R West Pine Blvd. located in City Block 3914is hereby
recommended for approval.

The ExecutiveDirector of the Planning and Urban Design Agencheseby authorized and directed to
work with the Zoning Administratr and City Counselords Office
Zoning District Map inOrdinance 69406, which established the CWE FBD.

The ExecutiveDirector of the Planning and Urban Design Agency is heddectedton ot i fy t he

Board of Aldermen of this recommendation.

t
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EXHIBIT A
Central West End Form-Based District Overlay Map (Regulating Plan)
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Current Zone (Building Envelope Standards) D Rezoning Area
[:]] Neighborhood General Type 1 (NGT1) Y Rezoning from
Neighborhood General Type 2 (NGT2) [ Neighborhood Core (NC) NGT1 to NCT1
[ Neighborhood General Type 3 (NGT3) [ Boulevard Type 1 (BT1) PDA-020-18-FBD
K3 Neighborhood Center Type 1 (NCT1) [ Boulevard Type 2 (BT2) ity oF st Louis
r::j Central YWest End Form-Based District éP—‘ETI‘Alé—’\NEI INQE(Eu_g






